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Champs Elysees - Paris, France

Ponte Vecchio - Florence, Italy

Champs Elysees - Paris, France

Mixed Use Boulevard - Santa Monica, California
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HIGHLIGHTED GATEWAYS - explicit sense of arrival

DRAMATICALLY STAGED BOULEVARD - formal placement of trees and landscape - flanked by highly energized mixed
use community

IcoNiC PEDESTRIAN BRIDGES - important architectural pieces by renowned architects and engineers
LARGE PUBLIC AREAS - with significant civic art (i.e. fountains, sculpture, etc.)
NIGHTTIME 1S MAGIC - a one of a kind in Metro Detroit

THE WALK EXPERIENCE 1S CELEBRATED - strategic planning utilizing pedestrian scale and intriguing devices promotes
the “Boulevard Stroll”

WORLD CLASS RESIDENTIAL AND RETAIL
POCKET PARKS AND AMPLE GREENSPACE - provide pacing to the overall experience
BUILDING ARCHITECTURE DEFINES THE SPACE - both at the Boulevard level and for building occupants as well

THE I-75 GATEWAY 1S A “FORESTED PORTAL” - i.e. The Washington D.C. Beltway

28




. —

v A & & & ==

Tﬁe EX‘ZSthg Tﬁoro ug ﬁf are iz srsfEormts am aniarmale lhpeed dlegigs o
vS. ﬂ WO 1’[ J C [ 4SS qg 0l [ evar. d’ sl ol ekl dlss omlkrd

I Y o e }
AU =T B
= A= : |
o : R RS AN

1.3 = e —— - N
+ it SWPAL - = \ -\ \
e il il L s el s ZY E '\ L







ZS 10,000 housing units over the next 25 years
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Housing Market Analys




Housing projections for the Big Beaver Corridor anticipate that Big Beaver could potentially capture about 10,000 units over the next 25 years.
Primary growth opportunities in housing for Big Beaver are derived from two potential sources: existing households in Troy and Oakland County;
and future households in both jurisdictions. The complete housing market study is included in the Appendix.

Existing Households
With regard to growth opportunities derived from existing households in Troy and Oakland County, the following projections can be
made:

Of the current households within Troy and Oakland County, as many as 36% can foresee or may move from their current unit to another
housing unit within the next five years. A majority of these households—60% for Oakland County and a higher percentage for Troy—are
likely to stay in the area. For about 35% of those who may move in the next five years, the reason for the change is one that makes the
household likely to seek housing that could be built in the Big Beaver area.

The majority of those who are likely to move are relatively young (including but not limited to new household formation after finishing
education) or relatively old without children or with grown children. The types of amenities sought by these households could, for the
most part, be fulfilled by housing associated with Big Beaver.

About 20% of those who are likely to seek a different housing unit than that which they occupy at present are willing or see themselves
capable of paying $2,500 or more per month or not having any payments, with the unit being paid for by proceeds from their current unit.
30% see themselves paying $1,000 to $1,250 per month for housing.

Based solely on the number of existing households in Troy and Oakland County, a total of 18,123 housing units will be necessary in
Oakland County to meet the demand for those that seek a move, wish to stay in the area, and will likely seek alternative housing that
could be built along Big Beaver. Of these units, 10,875 are likely to be priced below a level associated with a $2,500 monthly mortgage or
rent payment, and 6,469 would likely be priced above the $2,500 level.

Assuming a 50% capture of the units associated with the existing households in Troy that are likely to move (1,951), and a 20% market
share for similar households (16,172) in the remainder of Oakland County, Big Beaver could capture as many as 4,200 residential units
from existing households in Troy and Oakland County.

Future Households
With regard to growth opportunities derived from future households in Troy and Oakland County, the following projections can be made:

Troy currently contains about 30,962 households. Over the next 25 years, 1,659 new households are expected, increasing the number of
households to 32,621. Oakland County currently has 429,315 households. An additional 152,523 households are expected to be added by
2030, with the number of households reaching 581,838.

Based solely on the anticipated number of new households associated with Troy and Oakland County over the next 25 years, a total of
5,975 additional units could potentially be added to Big Beaver.

Potential Absorption of New Housing Units

The total number of housing units potentially captured along Big Beaver is about 10,000 units over the next 25 years. The table below is
a breakdown of the potential absorption. Of these units, about 2,000 will be priced for payments above $2,500 (in constant dollars), with
8,000 below this level and most at about half that level (in constant dollars).

1to3 38 54 1.93
L105 31 226
61010 0 97 2,400
11to 15 240 960 200
16 to 20 24 960 200
211025 24 20
Total 2,040 8,160 10,200

Stacked Condominiums
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“The market analysis shows that the Corridor could
capture 650,000 square feet of new retail space over
the next 10 years. This growth is directly linked to
new housing growth, not from capturing other uses
currently located elsewhere.”

‘Based on new housing growth, Big Beaver could
capture up to one million square feet of office and R& D
space over the next 10 years.”
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Goals and Strategies










1. GATEWAYS, DISTRICTS AND TRANSITIONS
- organize and contain the Boulevard as a distinct place

Sensitivity and buffering to existing residential at edges

Linear parks and landscape buffers as transition

Variations in building height (massing) from the boulevard to the north and south edges of the Corridor
Variations in urban form along the Corridor, from district to district

2. TREES AND LANDSCAPE AS “CEILINGS AND WALILS”
- plantings symbolize and encapsulate the Boulevard experience

Boulevard landscaping
Forested portals
Linear parks

Pocket parks

Large public squares

3. WALKING BECOMES ENTERTAINMENT
- Much to observe and engage in

Sidewalk as gathering place and public space

Pulses of activity along the boulevard

Storefronts and streetscape that engage and attract pedestrians
Iconic pedestrian bridges

4. MIXING THE USES TURNS ON THE LIGHTS
- the energetic dynamic of Mixed Uses with a focus on residential

Infusion of residential units to create lively, vibrant new neighborhoods
Diverse housing stock with a variety of price points
Linkages to restaurants, retail, parks, and places of employment

5. THE AUTOMOBILE AND PARKING ARE NO LONGER #1
- important components but do not dominate the experience

Variety of transportation choices including transit, bicycle, pedestrian, and motor vehicle

Ride sharing and transit incentive programs

Access management and transportation demand management to improve capacity without widening Big Beaver
Grid street pattern in urban core to disperse traffic

Public parking decks, placed along parallel collector and local streets to relieve Big Beaver traffic

Service lanes with parallel parking in urban core

6. CIVIC ART AS THE WISE SAGE OF THE BOULEVARD

- telling stories, creating memories, making us smile and informing us along the way

Civic art at Corridor gateways

Public art at pulse points and in public squares
Sleek and elegant street furniture

Iconic footbridges

Bold design of farmers’ market structure
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Gateways will announce that you have arrived at a unique place
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Pedestrian Zone S Big Beaver Boulevard Service Lanes  Pedestrian Zone
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The corridor will embrace a variety of land uses and activities
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intersection Moderate intensity
pulse point retail, office, and Lower density
multiple-family detached single-family
residential residential
development development

Development Pulsing

Townhomes with possible
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Big Beaver: 204' ROW

The minimum ratio of building height to thoroughfare width (distance between buildings) necessary for people to have a sense of
place 1s 1:4. The preferred range for a denser, urban context 1s between 1.3 and 1:2. For the Big Beaver Corndor, the desired ratio
is found with a building height ranging from 7 to 10 stories.

Defining Human Scale




raffic Circulation Plan

Traffic will mean pedestrians, bicyclists, buses, automobiles,
and other vehicles
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Ce n te 1/ | The heart of the City

City

Troy
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+  Planting strips, street trees, street furniture, and service lanes and on-street parking will create a pedestrian-friendly environment, buffering
pedestrians from moving vehicles along Big Beaver. +  Cunningham and Wilshire to the north and Golfview and Butterfield to the south will be part of a loop system that allows motorists to reach
destinations to the east or west of the district without having to travel on Big Beaver. In addition to serving as circulation routes, the ring

+  Service lanes will be provided in locations where buildings have a zero setback and a mix of uses. Service lanes permit on-street parking, roads will provide access to parking located to the rear of buildings.
buffer pedestrians from the adjacent roadway, and help preserve roadway capacity.
+  Pedestrian bridges will link key points on each side of Big Beaver. Restaurants may be developed on each side of the Somerset footbridge:
+  The entire district will be greened, and several new outdoor spaces will be created. In particular, to the west of Crooks, it is envisioned that pedestrians could walk right off the bridge into a restaurant.
two public squares will flank the north and south sides of Big Beaver, creating a City Center Park. The squares will be framed by buildings,
with street level shops and restaurants. City Center Park will have programmed activities and events, but will also afford opportunities for
relaxation and spontaneity. Ample seating, sunny and shady spaces, gardens, art, and water features will make the plaza a gathering place for (Footnotes)

the district and the entire City. ! Matthew Carmona, Tim Heath, Taner Oc, and Steve Tiesdell, Public Places, Urban Spaces: The Dimensions of Urban Design (Oxford:
- . . - . . o Architectural Press, 2003), page 166.
*  The street network within Troy City Center will assume a more grid-like form. This finer-grained street network will disperse traffic, 2 Allan B. Jacobs, Great Streets (Boston: Massachusetts Institute of Technology, 1996), pages 56-57.
providing motorists and pedestrians with a variety of routes to choose from to reach their destinations. It will also accommodate higher 3 Matthew Carmona, Tim Heath, Taner Oc, and Steve Tiesdell, Public Places, Urban Spaces: The Dimensions of Urban Design (Oxford:
density development planned within the district. Refinement of the street system will foster a more manageable pedestrian scale, shortening Architectural Press, 2003), pages 173-174.

distances between destinations.




Key Concepts of the
Big Beaver Boulevard

1. GATEWAYS, DISTRICTS AND TRANSITIONS
- organize and contain the Boulevard as a distinct place
Sensitivity and buffering to existing residential at edges
Linear parks and landscape buffers as transition
Variations in building height (massing) from the boulevard to the north and south edges of the Corridor
Variations in urban form along the Corridor, from district to district

2. TREES AND LANDSCAPE AS “CEILINGS AND WALLS”
- plantings symbolize and encapsulate the Boulevard experience

Boulevard landscaping
Forested portals
Linear parks

Pocket parks

Large public squares

3. WALKING BECOMES ENTERTAINMENT
- Much to observe and engage in

Sidewalk as gathering place and public space

Pulses of activity along the boulevard

Storefronts and streetscape that engage and attract pedestrians
Iconic pedestrian bridges

4. MIXING THE USES TURNS ON THE LIGHTS
- the energetic dynamic of Mixed Uses with a focus on residential

Infusion of residential units to create lively, vibrant new neighborhoods
Diverse housing stock with a variety of price points
Linkages to restaurants, retail, parks, and places of employment

5. THE AUTOMOBILE AND PARKING ARE NO LONGER #1
- important components but do not dominate the experience

Variety of transportation choices including transit, bicycle, pedestrian, and motor vehicle

Ride sharing and transit incentive programs

Access management and transportation demand management to improve capacity without widening Big Beaver
Grid street pattern in urban core to disperse traffic

Public parking decks, placed along parallel collector and local streets to relieve Big Beaver traffic

Service lanes with parallel parking in urban core

6. CIVIC ART AS THE WISE SAGE OF THE BOULEVARD
- telling stories, creating memories, making us smile and informing us along the way

Civic art at Corridor gateways

Public art at pulse points and in public squares
Sleek and elegant street furniture

Iconic footbridges

Bold design of farmers’ market structure
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The Big Beaver Corridor will have an outstanding collection of public art. The Corridor will become a living, outdoor museum,
without admission fees, hours, or velvet ropes.

Public art will be displayed at gateways, in squares and parks, and at pulse points or nodes of high activity.

Public art will help transform the Corridor into a vibrant, interactive people place, where walking is entertainment and there is
much to observe and engage in. Public art will help create beloved, high quality public spaces. Public art will serve a placemaking
function, telling a story, celebrating the City and the Corridor, and reflecting the area’s history, culture, and identity.

Public art may include sculptures, statues, mosaics, murals, fountains, and the like.

Street furniture will be civic art. Amenities such as bus shelters, benches, light fixtures, and even trash receptacles will be both
utilitarian and beautiful.

////Alllill\\‘\_h\f

The farmers’ market structure and pedestrian bridges will be public art, with designs generated through competitions attracting
internationally renowned architects and engineers.

Both private donations and public monies will fund public art commissions, bringing local, national, and international artistic
talent to the Corridor.

While most of the boulevard’s public art will be permanent, other public art will be temporarily exhibited, encouraging works that
are experimental and innovative.
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Amenities such as lighting, landscaping, signage, public art, kiosks, waste receptacles, drinking fountains, bus shelters, bicycle racks, +  To prevent them from becoming obstacles to pedestrian travel, amenities such as street trees and planting strips, poles, bicycle racks,

and benches will be provided to encourage pedestrian activity. and other street furniture will be consolidated in the furnishings zone of the sidewalk. This zone functions as a buffer between the
sidewalk and vehicular travel lanes.

Amenities throughout Big Beaver Corridor will be compatible. They will be coordinated to establish a unified identity for the

Corridor and/or selected districts. . Like other street furniture, bus shelters will have a sleek, modern design. They will also be comfortable, convenient, accessible, safe,
and well lit.

Amenities will be elegant and contemporary in style, reinforcing the boulevard’s image as a destination of choice and a place where

innovation is prized. They will also be reflective of the design of buildings and pedestrian bridges. +  Wayfinding, directory, and identification signs will be provided in appropriate locations, providing information and directions. They

will contribute to the establishment of a pedestrian environment and a sense of place and identity along the boulevard.
Street furniture will be low-maintenance and vandal-resistant.

Seating will be placed near other amenities, and amenities will be clustered for greater impact. Priority locations for placement of (Footnotes)

street furniture include major building entries, transit stops, restaurants, and retail and mixed-use blocks." ! An ITE Proposed Recommended Practice: Context Sensitive Solutions in Designing Major Urban Thoroughfares for Walkable

Communities (Washington, D.C.: Institute of Transportation Engineers, 2006), page 109.
Site-specific observation will be a major factor in determining where amenities are placed. For example, benches will be placed

where they will be used, rather than always being placed at regular intervals.







Lighting design will be part of an overall streetscape design that includes other amenities such as bus stops, trash receptacles, and benches. Amenities
will be coordinated, establishing a unifying identity for a world-class boulevard.

Streetlights will be used to define Corridor edges. “Because of their regularity and location, streetlights form lines, usually of receding poles marked with
a fixture on top, that the eyes grasp and follow. They emphasize the linearity of the street.”

Like other street furniture, light fixtures along the boulevard will have a contemporary, elegant, sleek design.

Sidewalks will be lit with pedestrian-scaled lights of an identical or similar design to streetlights. Pedestrian lighting will be used to define pedestrian
pathways, illuminate pedestrian gathering places, and increase pedestrians’ sense of security.

Lighting will draw attention to focal points such as pedestrian bridges, public art, and landmark buildings.
Light fixtures, particularly parking lot lightpoles, will be directed and shielded to minimize light pollution, spillover, and glare.

(Footnotes)
! Allan B. Jacobs, Great Streets (Boston: Massachusetts Institute of Technology, 1996), page 299.
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Landscaping will be well designed and will “contribute to the totality of the urban environment. Landscape design strategies [will] be
developed before or in parallel with the building design process and [will] play an integral part in an overarching urban design framework.”

Landscaping will add quality, visual interest, and color to the Corridor environment.

While a continuity of landscaping along the boulevard will unite the various Corridor districts, landscaping will create a distinctive character
for each district. Plantings will be more formally arranged—planted in straight lines or formal geometric patterns—in Troy City Center, the
Promenade, and other areas with an urban character. Arrangement of plantings will be more informal, with plantings in picturesque groups,
in the Residential Parkway districts and other areas that have a more suburban character. Ground cover, grasses, flowers, and shrubs will
supplement tree plantings.

Street trees will be spaced between 15- and 30-feet on center, depending upon the species. A continuous canopy of trees will line Big Beaver
Road: “The tree trunks are like columns, and to walk among them is to be in a tall, lace-ceilinged arcade.” Trees will shade the boulevard and
sidewalks.

The width of the planting strip between the roadway and sidewalk will be at least five feet and preferably eight feet. Within the planting
strip, street trees will create a buffer between the traveled way and sidewalk: “Trees added at the curb line, if close enough to each other,
create a pedestrian zone that feels safe.”® Trees will foster a sense of enclosure or spatial containment for pedestrians.

Street trees will mark the route, emphasizing the linearity of the boulevard and sidewalks and defining their edges.

Street trees will primarily be deciduous: “overwhelmingly one finds deciduous trees on great streets.”

In Troy City Center, where service lanes with parallel parking will be provided, trees will be planted in curb extensions between parking bays.

“Put a line of trees one lane info a street... to make a parking lane, for example, and that lane becomes a part of the pedestrian lane while still
functioning as a place to park cars.”

Tree branches will be pruned so that they do not interfere with sight distance or pedestrian and vehicular traffic. “The minimum vertical

clearance should be eight feet above the pedestrian travel way... and at least 13 feet from the top of curb in the traveled way.”®

Landscaping will be robust and well maintained for decades to come.
In areas with high pedestrian traffic volumes, raised planters will double as seating.

Textured, colored paving at intersections and in pedestrian crosswalks will delineate a pedestrian zone. Gateway treatment may also include
unique pavers.

Decorative floorscape will introduce a human scale to public plazas. Non-linear paving patterns may be installed in areas where pedestrians are
encouraged to linger, versus linear paving patterns in areas with a sense of motion or movement. Paving patterns such as a circle, rectangle, or
oval may be used to organize the center of public plazas, similar to great European squares.

(Footnotes)

! Matthew Carmona, Tim Heath, Taner Oc, and Steve Tiesdell, Public Places — Urban Spaces: The Dimensions of Urban Design (Oxford: Elsevier
Architectural Press, 2003), page 159.

2 Allan B. Jacobs, Great Streets (Boston: Massachusetts Institute of Technology, 1996), page 48.

3 Ibid., page 273.

* Ibid., page 294.

> Ibid., page 293.

¢ An ITE Proposed Recommended Practice: Context Sensitive Solutions in Designing Major Urban Thoroughfares for Walkable Communities
(Washington, D.C.: Institute of Transportation Engineers, 2006), page 110.




Implementation Plan

City of Troy Big Beaver Corridor Vision

Troy City Center

Form-based code concept
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elevation shall be me more than 67 above
an

have at least 8- 87 clear height
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The mavsimum lot widthbuiblding

; the: lot area, contigeons with the rear
of the building, shall bs an and unpaved b rd
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The ground floor shall be only retail uses.
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The third to the sixth floors shall be offiee or residential
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within the 3™ layer as shown in Eagram.
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